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August 6, 1997

MEMO

TO: Clarksburg Town Center Review Team
CBP- LYM Coleman, Callum Murray, Karen Kumm, John Carter
Parks - Tanya Schmieler, Gene Elfiot
Transportation - Ron Welke, Ki Kim
Hstoric Preservation - Gwen Wright, Perry Kephart
Errvironmentsd - Cathy Codon
Development Review - Law Ponsford, Michael Ma, Joe Davis

Also: MCDPS - Sara Navid
MCDPS - Leo Galanko
MDS~ - Greg Cooke
PEPCO - Flor Cascio
Bell Atlantic - Bob Thompson
WSSC - Norma Thacker
MCDEP - Nan Soukoup
MCPS - Janice Turpin

N: Review of Site Plan # 8-98001
Clarksburg Town Center

moM. Wynn E. Witthans, Development Review ND
Site Plan Reviewer for Clarksburg Town Center
(301) 495-4584

Attached are the condhions of approval from the Planning Board for Prehmirrary Plan #l-95042
and Project Plan # 9-94004 for your use in reviewing the above mentioned site plan. I will call
you prior to the DRC to coordinate our review comments. Call me if you have any initial
comments or concerns.
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lHEj MARYLAND-NATIONAL CAPITAL PARK ANO PLANNING COMMISSION

p’p
B787 Georgia Avenue. Silver Spring. Maryland 20910-3760
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Date of =iling: March 26, 1996

MONTGO~RY CO- P-ING BOARD
WIS~ OPINION

Preliminary Plan No.: #1-g5042
Name of Plan: Clarksburg Town Center

Action: Approval, subject to conditions. (Motion by Commissioner
Aron; seconded by Commissioner Holmes; with a vote of 5 to 0,
Commissioners Aron, Holmes, Htissmann, Baptiste and Richardson
voting in favor of the motion) .

INTRODUCTION

On September 28, 1995, the Montgomery County Planning Board
(iiBoard”)held a public hearing to consider Preliminary Plan 1-
g5042, an application for subdivision approval in the W:2 zone.
The proposed uses include residential, retail and co~erclal
development The Applicants, Piedmont & Clarksburg Associates,
proposed to create 834 lots on 267.50 acres of land.

At the hearing, the Board heard testimony and received
evidence submitted in the record on the application. Based upon
the testimony and evidence presented, the Board finds Preliminary
Plan 1-95042 to be in accordance with the purposes and
re~irements of the Subdivision Regulations (Chapter 50,
Montgomery County Code, as.amended) and approves Preliminary plan
1-95042, subject to the conditions listed at the end of this
opinion.’

BACKGROW

The property is located northeast of Maryland Route 355
between Clarksburg Road and Stringtown Road (A-260 on the Master
Plan) . Piedmont Road crosses through the northern portion of the
property. The Applicant proposes construction of 1,300 dwelling
units, including townhomes, multi-family and single-family
residences . The proposal also includes 150,000 s~are feet of
retail space and 100,000 s~are feet of office/development space.”

The underlying development authority, prolect plan No. g-
94004, was approved by the Planning Board on May 11, 1995, after
two prior planning Board meetings (held on APril 6 and 201 lgg5) -
The record for Preliminary Plan 1-95042 specifically includes the
records from those prior hearings.
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anticipated revenue must be added to the ca?ital gay, with a
total estimated funding gap of approximately $126 million. Staff
thus estimated the Applicant’s share of this infrastructure to be
approximately lo Percent, or $12.5 million, with no county or
State input. The Planning Board concluded that the Stringtown
Road improvement, which will be the responsibility of the
applicant, represents the current best estimate of the Town
Center’s share of the Master Plan road infrastructure (as more
particularly identified in revised traffic staff memo of
09/26/95.)

Staff noted that if the Council adopts an impact tax or
other alternative road infrastructure fundi-ngmechanism, then the
Applicant’s contribution (in the form of improvements to
Stringtown Road) will be assessed and, if found lacking, will be
augmented by additional tax re~irements. The Board determined
that the infrastructure schemes proposed by the Master Plan are
legislative in nature, will be implemented by the Council, and
may or may not grandfather .development predating any such
legislation. The Board concluded that to anticipate the
Council’s actions would be presumptive, and premature.

MCDOT has re~ested that the hiker/biker trail shown in the
Clarksburg Master Plan along Stringtown Road (A-260) be
constructed along P-5 from Frederick Road (~ 355) to Piedmont
Road (A-305), in lieu of the Master Plan Alignment. The de-
veloper has agreed to construct the hiker/biker trail along P-5.

Applicant also will be re~ire~ to dedicate approximately 8
acres of land for a future school site, to be used in the interim
as public parkland. At the time the school is developed, if
ever, the parkland adjoining the school site will be jointly used
as school athletic facilities and public parkland under an
easement agreement between The Maryland-National Capital Park and
Planning Commission and Montgomery County Public Schools (MCPS).
MCPS staff asked that the entire future school site (10-12 acres)
be dedicated to MCPS at this time. Under normal circumstances
this would be the usual procedure. In this instance, however,
staff recommended and the Board agreed that within the Clarksburg
Town Center, a planned park/school site provides a more efficient
use of land than separate facilities. In addition, if the land
ultimately is not needed as a school site, then the land should
be retained as public parkland. The Board determined that this
joint use, with the recreational facilities remaining under The
Maryland-National Capital Park and Planning Commission ownership,
would afford the most efficient public use of the land.

Therefore, with all of the evidence heard and all testimony
taken, The Planning Board, approved the plan, including (1)
waiver of the distance between intersections re~irements as
contained in Section 50-26 of the Subdivision Regulations and (2)
aPProval of closed street sections subject to MCDOT approval.
The approval is subject to the following conditions:
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(a)

(b)

(c)

M-NCPPC antithe Applicant will enter into an agreement
specifyirig that an exchange of land, identified as
~rea~ !!B~!!and ,,B2,,on the park/school concePt drawin9

set out on Circle Page 49 of the staff report, will
occur prior to the execution of the Site Plan
Enforcement Agreement.

Dedication of the approximately 8 acre area, identified
as area “A” on the same park/school concept drawing
identified above, will occur either at the time of
recordation of the plats for the adjacent phase of the
project or at such time as funds for construction of
the futu-reelementary school are added to the Cauncy
CIP, whichever occurs first.

The Applicant will provide site grading, infield
preparation and seeding of the replacement athletic
fields on the approximately 8 acres of dedicated land
at a time which insures that there will be no
disruption in the continued use of the existing
athletic fields prior to completion of the replacement
athletic fields.

(i)

(ii)

In the event that dedication occurs when funds for
the proposed school are shown in the CIP,
Applicant will complete work on the replacement
fields prior to the construction of the proposed
school

In the event that dedication occurs prior to
funding for the school being shown in the CIP,
then upon construction of Street “F”, as shown on
the revised preliminary plan, Applicant will
commence work on replacement of the baseball
field. In addition, if at site plan it is
determined that there is sufficient earth material
on site to construct both replacement fields, then
Applicant will also rough grade and seed the
replacement soccer field when construction of
Street “F’,begins. Area tabulations for the
proposed park/school complexes to be submitted
technical staff review at site plan. Final
grading plan for the park/school site to be
submitted for technical staff approval as part
the site plan application.

7. In accordance with Condition #6 above, Applicant to enter
into an agreement with the Planning Board to provide for
site grading, infield preparation and seedinq of the

for

of

replacement athletic fields in accordance wi~h Parks
Department specifications, as sho~ on the Prelimlnav Plan
drawing, and as specified An the Department of parks’
Memorandum dated Septe~er 22, 1995. The construction of
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(c)

(d)

(e)

\

After the 400th building permit, the developer has two
options:

1) Construction of A-260 from ~ 355 to the southern
“access road of the commercial site (commercial
access road between A-260 and P-5) and
construction of P-5 across the stream valley into
the residential area north of stream valley.

2) Construction of A-260 from ~ 355 to the northern
access road of the residential development and
construction of a northbound right-turn lane along
~ 355 at A-260 should be included in this phase.

After the 800th building pemit, the developer must
start construction of remaining section of A-260 to A-
305,,and intersection improvements at ~ 355 and ~ 121
to construct eastbound & westbound left-turn lanes
along W 121.

Construction of A-305 from A-260 to ~ 121 must begin
when the developer starts building any of the
residential units on blocks 11, 12, 13, and the
northern half of block 10.

1? This preliminary plan will remain valid until March 26,
‘2005. (9 years and 1 month from the date of mailing which is
February 26, 1996) The recordation of plats shall occur in
accordance with the phasing identified in condition l(b) of
this opinion, and as further stipulated in the Planning
Board’s approval of the phase 1 site plan review. Prior to
the expiration of the validity period for each phase, a
final record plat for all property delineated in a
particular phase must be recorded or a re~est for an
extension must be filed. The first phase of the preliminary
plan must be recorded by March 26, 1999 or a re~est for an
extension must be filed.

q:\opinions .\clartiq. op
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67S7 Gqia Avenue ● Silver Spring, Ma~land 20910-3760

Roiect Plan No. %94004
CLUB~G ~W C~
RMX-2 Zone
13~ ResidenriA ~r~~, 150,W Sqxe - of Rtil, ad 1~,~ Square Feet of Office
SE Quadrant Ftiefi:k RoadStirt~~wn Road
Clarksburg
Date Mailed: Jum !2, 1995

Action: On May 11. 1995, motior. was de by Commissioner Aron, =onded by
Commissioner HoIM, with a vok of 3-1, Commissioners Aron, Holmes, and Hussmmn
voting for the mtioz. Commissioxr @te op~d to the motion, and Commissioner
Richardson abwn~

On December 6, lW, the ~ksb-~ To=m Center Vature @iedmont hd Associates
L. P. and Clarksburg tid =iz~ L. P.) submittal a complete projwt plan appli~tion
seeking to devela? p-rsururt to the qrion~ method of development in the WX-2 Zone. The
application incluks i range of houing opportunities, retil shops, a grmery store,
restaurants, perti ~wica. and offims.

On April 6, Apd 2C. md May 11. iW5, Projwt Plan W-94W was brought before the
Montgome~ Coti~- Planning Wi for a public hdng pursuant to Chapter 59 of the
Montgomery ComW Code. ‘At tie public Mrrgs, tie Montgomery County Planning Board
had testimony and -ivd evid=- sutitted in the record on the application. - on
the od testimony, vtitters midenm sub- for the ~rd, and tie staff report, the
following wrrditi~ ad firstigs ~= he- adopted.

In voting agtinst she motion, ~mti]o- Baptiste was ‘mnumd about approving this
projat plan kfore ti water qdl~ regtions, the sewer authonntion, and the cration of
a development dtic to fund fum roads were mmplete. The other Commissioners were
aware of tiese i== but tiey detirrti ~t th= issu= were addres~ at a conmpt level
for the proj~t ph. The remainin~. more specific issu= ~uld be addresd prior to
approval of the prehzinary @.
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The Plmrsing Mard approves Projmt Plan No. 9-94004 .subj=t to the foflowing conditions: ‘ “

1. Development Cetig

The project plan for the Clarksburg Town Center is fimited to 1300 dwe~g units,
150,000 square fet of reti space, and 100,~ square feet of office space to be
construct in tir= basic ph~s as shown in the project plan. me following is the
staging plm for traffic improvements:

a. Stage 1-950 UniE
b. Stage 2-155 Units
c. Stage 3-195 Units

-90,000 Sqwe Feet of Retail
d. Stage 4- ~,~ Square F@t of Retil

-75,000 Square Feet of Office
e. Stage 5- 25,~ Square Feet of Office

The public building areas (i.e., elemerr~ school, park buildings, md lib~) are not
includd in the dculations.

2. Transportation hprovements

The following road improvements, at -h stage of development, are needed to
provide enough mpacity to serve the propoti development

a. Stage 1- Reconstruction of the southbound right turn Ime along MD 355 at
MD 121 to provide a “frm flowing” movement.

b. Stage 2- Construct ass atbound left turn Ime sdong MD 121 at MD 355..
- Construct a westbound left turn lane along MD 121 at MD 355.

c. Stage 4- Construct a northbound right turn lane along MD 355 at Strirsgtown
Road.

d. Stage 5- Restripe atbound Comus Road to provide exclusive left turn lae
at MD 355.

e. A-2~ (Stringtown Road) must be dedimted to a nghtmf-way of 120 feet. At
the prelimirr~ plan, if determined that the property is not part of a
participation agrmment with MCDOT and other property owners, tie safety
improvements described in paragraph 4., will be made to Stingtown Road.
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f. Pticipate in the Gateway 1-270 Office Puk road improvements as d=cribd
below unless determined as not appropriate at the preliminary plan. At such
time as the developer of the Gateway 270 Office Park commenms cons~ction
of its rquired improvements between 1-270 northbound off-ramp and the
entrance to Gateway 270 Office Park ~msportation Planing Division
memorandum datd September 25, 1989, Paragraph 1.b. and 2.), the appficant
shall participate in such improvements providd:

1. Applicant has not completed its Stage 3 traffic improvements for the
project.

2. Gateway 1-270 preliminary plan has not expird.

3. Applicant’s participation shti be limited to its pro rata share of traffic
through this link in relation to the traffic to be generatd by Gateway
1-270 Office Park approvfls plus any other approved development
projects that place traffic through this link.

3. ~dimtion and Construction of A-305 Wd-County Hi@way)

A-305 ~id-County Highway) must be dedicatd to a right-of-way of 80 fet and
mnstructd as a two lane, open -tion arterial to replace Pidmont Road unless the
scope of improvements are redu~ at prelimin~ plan. Along that portion of A-305
near Stringtown Road, the rquircd dcdiation shall be 40 f=t from the current center
line of Piedmont Road (along Hennigm, Purdum et d) which will allow for
cons~ction of A-305 to Stringtown Road at its current l-tion. If the nghtaf-way
is not available at the time of rword plat for that portion of the property tiong this
section, the applicant shall dedicate the full 80 feet along this portion of A-305.
Consmction will not be necessary until consmction of single family detached units
within the existing right-of-way for Pldmont Road has started.

4. Wdication and Constmction of A-260 (Stringtown Road)

If a participation agreement is deterrnind neces~ at prelimin~ plan, but does not
occur before the nwes~ ac~ss points to the commercial ara or part of the
residential ara from A-260 are ndd, then the following improvements to existing
Stringtown Road must be completd to incrwe safety as rquired by MCDOT. For
safety purposes, the improvements at public strtits A md H include 250-300 feet of
bypass travel kures at ach access point. me right-of-way for A-2@ (Stringtown
Road) will be locatd outside of the Historic District with a transition to the center
line of the existing roadway nofi of the crossing of tittie Seneca Crwk.

3
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5. Environmental hpkovements &fore Approval of the Prehary Pbn

Submit for reviewbefore the Planning Ward hting on the preliminary plan the
following:

a. Concept plan ,for the proposed SWM facilities and roads n= or in s&-
buffer, and associated grading, with indimtion of where tre planting is
permitted.

b. A staging plan for SW with the extent of each. propo~ phase of
development and the order in which they wti be built. ~s shall be subrniti
as pti of the fist site plan, and should cover the entire site.

c. A preliminary forest conservation plan addr=sing prion~ for plating in tie
Lltfle Sena watershed. As site ptis for mch portion of the site that abut
afforestation arm are submitted, detaild afforestation PIMS for hat =tion
wifl be provided. Within mch sr= of development, planting shW occur as
~ly as practicable given land development activity constints in accortice
with logid staging concepts. Forestation requirements will be satisfied first
in Litfle Seneca basin on-site, then in the Littie Mnnett basin on-site, then irr
stra buffer arw in Litfle Seneca off-site if the land is made available, ad
if a good faith effort to -ge such land availability fails, then elsewhere on
the site.

d. Applimt shall meet dl requirements for preliminary water qutity plan
submission rmd approval, ~r Chapter 19, Article V - “Water Qtity Review
in S~id Protection Ara” @roposd monitoring plan may be submittti as
part of the review of the site plan). tition of units, roads, and other layout
concerns will be subject to the find water quality regulations.

6. Enviromnenhl hprovemen~

a. Minimim disturbance in the stra buffer except for road crossings,
unavoidable utiities, SWM lmtions adjoining the town center retail m and
greenway road, soft surface pathways, and memorial elements.

b. As part of the preliminary plan, provide an ar= within the applimt’s
stormwater martagement facilities for stormwater management for the school
site .

4
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7. ParWS&ool

me proposed layout of the par~school site is genedly acceptable. At the
,prehminary plan, the find concept plan and related terms and conditions will be
findti in cmrdination with the Parks Department and Montgomery County Pubhc
Schools.

8. Hkoric Reservation

fnco~rate the following items into the projwt plan before review of the site plan for
tils tia:

a. Minimi= the width of both the right-of-way and paving (50 feet of ROW and
24-26 feet of paving, subjwt to approvaf by MCDOn for Rtigmve Pla@
@airs Street) l~ted within the Hlstonc Distict.

b. Provide acres easemenw, if applicable, to future public sewerat the
intersmtions of A-260 (Stringtown Road) and Redgrave Place @tin Street)
with MD 355 (Old Frederick Road).

c. Provide a small open space sdong the northern edge of the greenway next to
Rdgrave Place main Street) with an interpretive memonrd element for tie
family of John Clark that incorporates the existing grove markers.

d. If the ROW is available, construct Main Street to MD 355 within the Historic
D]strict prior to completion of Stage 3. At such time when the lmd is made
available, share dirmt moving exynses only for relocating an existing house
within the Historic District, and if the applicarrt md property owner agr=,
make available the identified outlot to be merged with a portion of the adjacent
parcel so as to cr=te another lot.

9. Compatibility with Niing Church and Adjacent R=idences Within the HMoric
District

hcrm the setback of the proposed public street Imted next to the church witin the
Historic District to 30 feet and provide screening for the existing cemetery. Rel~te
the tot lot away from the existing church, and maintain the arm as open space to
provide a Ptcntid linkage to the church. me si= of lots and setbacks of the
propsed development must match, approximately, the development stidards in the

R-200 ~ne for building setbacks md widti of lots along the southmtem boundary
of tie site whhintheHistoric District. Revise the lmdscape plan to increase visibil~
to the church. Provide an easement for a pedestrian connection to the church for the
proposed, adjacent street.

5



10. Revk the hyout of Streets

\
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hsco~rate tie fo~owing items into the site plans for qch stage of development ‘

a. Improvement ‘to the Town Squae - Incr= the size of the Town Sqtie by
utifizing a loop mncept as shown on the revised dmwing to reduce conficts
with atiwest traffic ad to improve pedestrian access.

b. Relmte A-260 (Stringtown Road) in accordance with the revised *gnment
diagram to reduce the impact on adjacent residences. Reduce tie number of
access streets to A-2@ from the W= of the efisting single famfiy detachd
utits (5) on the north side of Stringtown Road to meet the design sM&ds for
arterial roads.

c. Eliminate the access to the propod elemen~ school from MD 121 and
provide access from the Greenway Road.

d. Revise the access to A-305 @id-County Highway) to allow a direct
connection from Burnt Hill Road to the Greenway Road, and improve tie
access to the single family detachd units by utilizing private drives adjacent to
A-305.

The present street system shown in tie projwt plan requires waivers of existing
standards. The apphat and staff have met with MCDOT to discuss the waivers.
All wtivers must r=eive find approval from MCDOT before approval of the site
plan.

11. S@ging of Amenitiw

All amenities shown within =ch stage of development must be completed within that
stage of development. The concept design for the greenway, the schooUpark, and
other large play fields, must be completed before approval of ‘the first site plan:

Constriction of the amenities within the greenway must be fintilzed before the
completion of Stage 3.

12. hrs-ping

The following items must be incorporated into the site plans:

a. Strmt &ees, high quality street fights, sidewrdk paving types, ad str=t
furniture as part of the design for the strcetsca~ of roads, the Town Square,
and the neighbored squares.

6
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b. her- land=ping in the commercial parbng area.

c. kddping for the buffer ar=s adjacent to dl arterial roads.

d. Screening for the existing homes within the Historic District.

e. hdsaping for dl storrnwater management areas.

13. Wirstenance

Maintenance of the private recreation arm, stormwater management facilities, ‘
appliable open spaces, and other amenities on private land must be maintained by an
appropriate homeowners association. Before approval of the first building permit,
submit a maintenance document tiat establishes an ovedl orgmi=tion hat
estabhshes responsibility for maintenance of these facilities.

14. Additional Access to A-2W (Strirrgtown Road) and A-27 (Clarbburg Road)

Provide for an additiond connection from Redgrave Place @tin Stret) to the
boundary of the historic district to permit a future connection to A-2W (Stringtown
Road). Connmt the private street that l=ds to the Town Square to A-27 (Clarkburg
Road) with approval from tie Planning Bowd and MCDOT providd this private
street remtins private.

As pm of the review of the proj=t plan, the Planning Board approved tir= wtivers. The
first waiver allows the use of closed tition streets (curb ad gutter) in special protection
ar~s instead of open section streefi. Closd ~tion streets were approval b~use the high
density of the development and the mix of commercial and residential uses are not
appropriate for the ux of open section streets. The proj~t plan includes spid stormwater
infiltration m=ures for the streets instad of the use of open section strwts. The
Clarkburg Master Plan ~ticipated the use of closd section streets in the town center ar~.

me second waiver con~ms the use of on-strmt parting. Waivers to utilix wme on-str~t
parhrrg to rduce the requirement for off-street parting were approval subject to find
review by the Planing Board at the site plan hearings.

The Planning Board dso approved a third waiver to reduce setback along the streets and
boundary lin= as permitted in the tining Ordinance if designatd in a master plan. These
reduced setback will allow buildings to be oriented to streets to encourage tie use of
sidewdk and genedly improve the pedestrian environment. The Clarbburg Master Plan
dso anticipated the reduction in setback to foster the crmtion of a @estrian oriented town.
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1. Confo- tith the Rqukements and htent of the M-2 Zone

me Plasming =d fids tiat Hoj@t Plm W-94W, as mnditioned, meets d of tie
pu~ses md quhments of tie M-2 ~ne. A summ~ foflows tiat comp- tie
development s~duds shown witi tie development standmds rqutied h tie --2 ~ne.

8
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DATA S~Y: CL-BURG TOWN C~

Lot Ara NA 201.34 acres W-2)
NA 68.82 acres ~~

270.16 acres tow
Minimum G-n Ar= or Outside Ameni~ Arm.
a. Within Commercial Ar~ 15% (2.19 at.) 28% (4.06 at.)
b. Within Residentid Ar~ 50% (93.37 at.) 53% (99.47 at.)
c. Within RDT AM NA (25.72 Acres

Density of Development Shown in the Master Plm:
a. Retil
b. office
c. Civic Use (not includlng

elemen~ school)
d. Residentid

MPDU’S

Minimum Gross bsable
@on-Residentid) Floor Area

Setbacks:
a. From One-Family ~ning

Commercial Bldgs.
Residentid Bldgs.

b. From Any Str&t*
Commercial Bldgs.
Residentid B1dgs.

Building Height:
a. Commercial
b. Residentid

Parking SpaWs:
off-street

:: On-str&t

150,000 q. ft. 150,000 q. ft.
770,m q. ft. loo,m 4. ft.
NA 24,~ 4. ft.

1380 du (5-7 du/ac) 13W du (6.6 du/ac)

12.5%

600,000 4.ft,
(0.5 FAR)

100 ft.
50 ft.

NA
NA

4 stones
4 stories

2910
NA

12.5%

250,000 4. ft.
(0.39 FAR)

300 ft. min
50 ft. min.

O ft. min.
10 ft. min.

4 stories(50 ft.)
4 stories (45 ft.)

2910
596**

Notes: * No minimum setback is ~uired if in accordmm with an approved master
plan.

** Off-street parking is n~essary to provide str~t oriented buildings. A waiver
from the on-street parking requirements is nded within some of tie
townhouse and multi-family =.
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* The setback of residential bufidings next to the Clarksburg Historic District must be modified

to have a minimum stback of 50 fret.

2. CotiOrms to the Ckrhburg Master Plan and Hyattstown Special Study k

‘ The Planning hd finds that Project Plan W-94004, as mnditioncd, is in
conformance with the Approved and Adopted Clarbburg Master Plan and Hyattstown
S~iaf Study Ar=. The kd use, circulation, and urban design obj=tives descnbd
in tie Master Plan have been met by the Clarksburg Town Center. The mix of
dwelhrrg units conforms to the guidelines in the master plan as summarized in the
fo~owing chart:

Master Plan Proposed
Unit Types Guidelines Density Range

a. Single f~ily detached units 10-20% 130260 Units
b. Single family attached and

townhouses 30-50% 390-650 UNts
c. Multi-familv units 25-45 % 325-585 Units

3. Compatibility with the Neighborhood

The Pinning Mard finds hat the project plan, as conditioned, wfll be com~tible
with the existing and potential development in the gened neighborhood, bmuse of its
lmtion, size, intensity, staging, and operational characteristics.

4. WW Not Overburden fiistiig or Proposed’ Pubfic Service

The Plmning ~ard finds that the proposed development, subject to its complimce of
any requirements imposed by the prelimin~ plan will not overburden existing pubhc
setiices nor those programmed for availability, concurrently with =ch stage of
development. Since approvaf of the project plan does not determine authorization or
prevent other development from proceeding, the Planning Mard approves the project
pIan with the understanding that finaf authorization is dependent on the finding that
Clarksburg Town Center wiIl not prwlude development of tie Germantown Town
Center.

5. k More Efficient and Dmirable than the Standard Method of Development

The Planning Ward finds that the proposed project, as conditioned, wi~ be more
efficient and desirable than the standard method of development. ~Is optional
method proj~t consists of a mix of uses which are recommend in the Master Plan.
These uses are not ~rmittd under the standard method of development.

The amenities and facilities provided as part of the optional methd of development
fosters the cration of a transit and pedestrian oriented town surroundd by open
space. The green way network of amenities provides a major open f=ture. The town

10
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~uare, and the neighbored q- provide ameniti= within the endre
development. me stree- system provides a mmprehensive syskm in addition @
the minimum d=ign s~dards. me ~rmtionfl facfiti= provide smW open play
ar- for tie ld neighborhood rmd large fields for tie endre pkning - fiat
ex~ the minimum swdards. me orienmtion of bufidings to s-ts and the layout
of blink provide a @stian orientation for tie town center.

6. hclud= Moderately-ficed Dwetig Utits

me appfimtion includ~ moderately-priti dwelfig units.
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